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Quality housing for low-income veteran 
households in the Whiteaker 

 
 

This following is a proposal to the Eugene-Springfield HOME Consortium 

by Liberty Housing Group for HUD Home Funds to acquire the apartment 

building at 480 Monroe Street in Eugene, OR, and to rehabilitate it as 

affordable housing targeted towards low-income veteran households in 

our community. 
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Attachment B 
IS YOUR PROJECT COMPATIBLE WITH HOME FUNDING? 
 
As the applicant, it is your responsibility to know and understand the regulations and requirements of the 
funding source(s) you are applying for.  The following questions will help you determine what local, state and 
federal requirements your project may be subject to.  This is not exhaustive, and there may be other regulations 
or requirements pertaining to your project that are not covered in this questionnaire.  Submit this form with 
your application. 
 

 
PROJECT TITLE:        

1.    Does your targeted population meet the applicable HUD income guidelines?    Yes    No   
       
2. 

 
Do you have the capacity to maintain accurate income documentation and 
keep records and data current, as required by the HUD program?    Yes    No   

       
3. 

 
Is the proposed project within the Eugene City Limits or Springfield City 
Limits?    Yes    No 

         

4.    Does the project meet local zoning and land use laws?    Yes    No    n/a 
    (please provide documentation)     
         

5.    Do you have site control for the property?    Yes    No     
         
6.    If your project includes using HOME funds for acquisition, has a Notice of 

Acquisition been issued to the seller?    Yes    No    n/a 
       
7.    If your HOME project includes more than one building, is there at least one 

HOME designated unit in each building?    Yes    No    n/a 
                 
8.    If new construction, do your plans and specs include Section 504 and State 

Building Code requirements? (accessibility standards)    Yes    No    n/a 
       
9.    If your project includes rehabilitation, is the existing structure less than 50 

years old?    Yes    No    n/a 

       

10.    Is the subject property vacant or occupied by the owner?    Yes    No 
         
    If it is not vacant:     

      Has a tenant survey been completed for each unit?    Yes    No  n/a 
         
      General Information Notices Sent?    Yes    No 
      (copies of notices with acknowledgement of receipt must be  
      included with the HOME application)    
         
11.    If relocation will occur, either temporary or permanent, have adequate funds 

been set aside for this activity, and are they reflected in your application?    Yes    No  n/a 
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12.    If your project includes construction, is your project subject to federal Davis‐
Bacon wage requirements? 

  Yes  No n/a

    If no, explain in your application why your project is exempt.     

    If yes, are current Davis‐Bacon wage rates reflected in your application?    Yes  No

         

13.    Is your project located outside the 100‐year floodplain?    Yes  No

         

14.    Is the project site free of any wetlands?    Yes  No

         
15. 

 
Is the project site free of any identified environmental contamination or 
hazards? 

  Yes  No

    If yes, you MUST provide documentation.    
         
16.    Does your project leverage at least 25% of total project cost in non‐federal 

sources of funds? 
  Yes  No

         
17.    Can you demonstrate a commitment of leveraged funds?   Yes  No
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2014 HOME/Affordable Housing RFP Application Table 
of Contents/Self-Certification Checklist   
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     Description of status of investor negotiations  

  

 
  

  

If any item listed above is not checked or is not applicable to your project, please reference the specific 

document and provide an explanation here:       

  

- Preliminary drawings and site plan: no changes are being made to the structure of the building, no 

walls are being moved.    

  
- Title Report:  In progress, option was executed on 2-3-16, should be available within 10 days.  

  
- Status of investor negotiations:  There are no investor negotiations.  All ownership is contained 

within the LLC.  

  

- Development consulting agreement:  Development is being done in-house.  

  

- Most recent audited financial statement:  New Entity.   

  

- Memorandum of understanding:  partnership still being developed.  

  

- Services funding commitment letters:  Not pursuing funding, only referral partner.  
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Self - Certification of Threshold Requirements   
  

I,  Luke Lonstron ,  President   of  Liberty Housing Group   acknowledge that I have completed the  
self - certified threshold checklist and that all the required documentation necessary to review  
this application has been included.   
  
ORIGINAL SIGNATURE OF AUTHORIZED OFFICIAL   

Signature:     Title:   President   

Name:   Luke Lonstron   Date:   02 /05/ 2016   

Organization:   Liberty Housing Group , LLC   Project:    The Monroe   

        
 



 

2016 Application for HOME Funds  Section 1-1 

 

SECTION 1 
Project Summary 

1. Project Name and Location  

Project Name: The Monroe  

Project Address: 480 Monroe Street 

City and Zip Code: Eugene, OR 97402   

Project Map and Taxlot:  17-03-31-22-01000 

Current Zoning: Whiteaker Special Area 

Census Tract and Block Group: 4200-3 

Name of Ownership Entity: Liberty Housing Group, LLC 

Total HOME award requested: $650,000 

  
2. Applicant Information 

Organization: Liberty Housing Group 

Project Contact Person: Luke Lonstron 

Phone: 541-600-4283 Fax: NA 

Email: libertyhousinggroup@gmail.com 

 
3. Development Consultant (if applicable)  

Organization Name: N/A 

Consultant  Name: N/A 

Phone: N/A Fax: N/A 

Email: N/A 

 
4. Will the Development Consultant serve as the primary project contact?   Yes  No  N/A   
 
5. Development Organization/Applicant Type (check only one): 

 Local Housing Authority 
 Nonprofit Community, Neighborhood, State or Regional Organization 
 Community Housing Development Organization (CHDO) 

 Other (please specify) Private Developer 
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6. Project Activity Type (check all that apply): 
 Rental               Homeowner 

 Acquisition 
 Rehabilitation 
 Rehab or Adaptive Reuse of an Existing Building (not currently residential) 
 Redevelopment 
 Mobile Home Park Preservation 
 HUD/USDA Preservation 
 Expiring Tax Credit Property 

 Mixed Use (please explain)       

 Other (please specify)       

 
7. Proposed Ownership Structure (check all that apply)   

 Nonprofit 
 Limited Liability Corporation (LLC) 
 Limited Liability Partnership (LLP) 
 Limited Partnership 
 CHDO 
 Nonprofit Single Asset Entity 
 Other Corporation 
 Joint Venture 
 Cooperative 

 Other, Describe:       

 
8. For Existing Housing Only (check one): 

 Privately Owned  
 Publicly Owned 
 Owned by Applicant 

 Other (please specify)       

 
Rental Assistance 
9. Are any existing low-income housing units currently receiving rental assistance?  Yes  No  
 
10. Do you have a commitment for rental assistance to housing units in the project? Yes  No  
 
11. If yes to either, indicate the type of rental assistance: 

 Section 8 New Construction/Substantial Rehabilitation 
 Section 8 Certificates 
 Section 8 Project-Based Assistance 

 Other (please specify)       

 

12. Number of housing units receiving rental assistance:  0 
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13. Number of years remaining on rental assistance contract: N/A 

 
14. Is the project currently required to restrict rents?      Yes  No  
 

a. If yes, what is the expiration date? N/A 

 
Low Income Housing Tax Credits (LIHTC) 
15. Does this project propose to use Low Income Housing Tax Credits?   Yes  No  
 

a. If yes, please select the LIHTC type below: 

    4% tax credit/bond project 

    9% competitive project  

 

 

Attachments 
 Map showing project location, nearby facilities (schools, bus stops, parks, etc.) and 

distances to those facilities 
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Section 2 
Project Description 

PROJECT CHARACTERISTICS 
Project Narrative 
1. Please provide a brief narrative summary of the proposed project.  Include location in the community 

and project type (new vs. acquisition-rehab) and proposed affordability period.  Describe target 
population and the need/housing demand/market need in both Eugene/Springfield and the 
neighborhood in which the project is proposed, any unique project characteristics, and why an 
allocation of HOME funds is crucial to the successful implementation of your project and its affordability 
level(s).   

 
The Monroe is a 6-unit apartment building located in the heart of the Whiteaker neighborhood that is 
currently in need of cosmetic updates and energy efficiency upgrades.  Our goal is to transform this 
property into high-quality affordable housing targeted towards low-income veterans while also enhancing 
the building into one of the more attractive and vibrant buildings in the area.  As the neighborhood is 
gentrifying many low-income residents, including veterans, are being displaced due to the rapidly 
appreciating rents.  We are proposing to take a property at risk of gentrification, make thoughtful upgrades, 
and then fill it with one of the most under-housed demographics in the region.   
 
Liberty Housing Group (LHG) is seeking a total of $650,000 of Home Funds ($108,334 per two-bedroom 
unit) to acquire this property and rehabilitate it using $234,000 in private funds. This will enable the 
property to maintain controlled rents in all 6 units: 5 units for households earning 50% Average Median 
Income (AMI), and 1 unit for households earning 80% AMI. This will be maintained for a period no less than 
15 years.  
 
Current residents who meet HOME income requirements will not be forced to vacate, but as they move out 
of the property, preference will be given to low-income veteran households whom meet HOME criteria. 
 

Total number of units: 6 

Number of proposed HOME units: 6 

Have HOME funds previously been awarded to this project? Yes  No  

a. If yes, when does/did the affordability period end?       

Has your organization previously received HOME funds through the City of Eugene or City of Springfield?   
Yes  No  
 
Project Design 
2. Provide a detailed description of the proposed design, construction, rehabilitation, and/or other 

improvements. Include a description of how the design of the project is suitable for and will meet the 
needs of targeted and Special Needs populations (if any). 

 
Home funds will be utilized for acquisition and appropriate development costs only. The units will be 
upgraded with leveraged private funds.  
  
Exterior upgrades have been planned to both invest in preventative maintenance and enhance the 
aesthetic character and appeal of the property. Preventative maintenance efforts will include replacing an 
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aging roof (suspected to be a source of water intrusion ), sealing and painting the entire building, upgrading 
the 2nd floor railing to a cable rail system, enhanced lighting, and other basic upgrades. Aesthetic 
enhancements have been considered to reflect the Whiteaker neighborhood's vibrant character: utilizing 
vibrant color schemes, increasing landscaping and greenery, creating two spaces for murals on the south 
and east side of the building.   
 
Interior upgrades are focused on improving resident quality of life and preventative maintenance. These 
will include new kitchen and bathroom cabinetry/sinks/fixtures, high-durability wood-grain finished vinyl 
floor planking throughout, complete interior paint jobs, and weatherproofing upgrades.  Energy efficient 
appliances and lighting fixtures will also be installed to help lower utility cost.  Most importantly 
dishwashers and washers and dryer units will be installed in each of the units thus substantially improving 
the quality of life for those who live at The Monroe. 
 
3. Please describe any unique design components or characteristics of the Project.  

 
Upgrades will be done thoughtfully with an emphasis on high-efficiency appliances and sustainable 
materials.  Vibrant exterior colors and large murals from local artists will help fit within. 

 
4. Does the Project include components that contribute to improved energy performance, thermal 

comfort, a healthier indoor environment, increased durability and/or simplified maintenance 
requirements? Does the Project meet any green building certification standards? 

 
This project's components focus on transforming the building into a better environment for both the 
tenants and the surrounding Whiteaker community. Energy efficient appliances and lighting fixtures will 
lower power demands. Improvements both inside and out have been considered in anticipation of 
necessary maintenance requirements.  
 
On-Site Amenities 
5. Please describe any on-site amenities, including any project characteristics that address special needs of 

the population you intend to serve: 
 
Having dishwashers and/or washers and dryers are not a special need for low-income households, but we 
feel that these are modern conveniences which humanize the living environment. 
The nearest laundry service is nearly one mile away which is an inconvenience for any residential 
population, let alone one which might not have access to personal automobiles. 
 
Neighborhood/Off-Site Amenities 
6. Briefly describe the property location, neighborhood, transportation options, local services and 

amenities adjacent to the property. Describe the location relative to schools, jobs, and parks. What 
makes this location suitable? (Please include these locations in the site map in Section 1.) 

 
This site is situated one block from a major EMX bus line and also directly on a smaller line that goes out 
River Road.  There are two grocery stores within 3 blocks of the site including the Apple Market and the Red 
Barn grocery store. The Washington Jefferson Park - as well as various pocket parks - sit within half a mile of 
the property and there are a large number of customer service, commercial, and manufacturing jobs found 
within the special zoning that the Whiteaker area affords.  The property also boasts easy access to the river 
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bike path system and the thriving Whiteaker food and fermentation district. The building is within an area 
districted to the River Road Elementary and is succeeding schools 
 
Potential Development Obstacles 
7. Are there any known issues or circumstances that may delay the project?  Yes  No  
 

a. If yes, list issues below, including an outline of steps that will be taken and the time frame 
needed to resolve these issues: 

 
N/A 
 
Neighborhood Notification  
8. The level of neighborhood notification appropriate for a project is based on the size and proposed use, 

but applicants are required to inform neighborhoods of the project.   
 

a. For Eugene projects: in what neighborhood is the project located? Whiteaker Neighborhood - 
Whiteaker Community Council 

b. For Eugene and Springfield projects:  How did you notify the adjacent property owners and the 
neighborhood about the project?     

 
Liberty Housing Group presented this project to the Whiteaker Community Council on February 10, 2016. 
The WCC had many questions and feedback was largely positive.  
Nearby residents will be notified via direct mail should this application be accepted.   
  

c. Given the specific characteristics of your project, what will be done to encourage neighborhood 
support? Describe how surrounding neighbors will continue to be informed about the project.  
Identify concerns that neighbors have raised and strategies to mitigate those concerns.  

 
The neighborhood should be happy to see a property improved so long as the rents remain at an affordable 
rate.  We do not foresee opposition to this project.  Opposition in the Whiteaker tends to be opposed to 
gentrification in conjunction with rent increases/disruption.  Improvements without higher rents should be 
welcomed.  
Whiteaker Community council was highly receptive to NEDCO's housing project on North Polk as can be 
seen by their promotion of the project's grand opening on their website.  We would expect similar 
reception to this community minded proposal. 
The mural areas we have set aside will be a reflection of both the building's residents and the Whiteaker 
community. We've asked the Whiteaker Community Council to help us form a focus group to help decide 
upon the subject matter for and the design of our two mural areas. We've also been in contact with Kari 
Johnson, a muralist within the Whit, to be a part of this team. 
  
SITE/PARCEL CHARACTERISTICS 
Site Control 
9. Has site control been established?       Yes  No  
 
10. Expiration date of option or conditional contract: 9/20/2016 
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11. What is the form of site control? 
  Deed  

 Conditional Contract 
 Purchase Option 
 Lease 
 Lease Option 
 Other:       

 
12. If the project involves acquisition, did you submit the Informational Notice to the Owner/Seller prior to 

submitting the option or conditional contract?  Yes  No  
 
 

13. Are there any anticipated changes to the project’s legal description?  If yes, please describe. 
 
No 
 
14. What is the square footage of the proposed project parcel? 7,405 SF 
 
15. Is the proposed project site subject to any existing encumbrances    Yes  No  

such as a restrictive covenant, use restriction, or regulatory agreement?  
 

a. If so, how do you plan to mitigate the encumbrance?  
   Quit-Claim Deed 
   Subdivision of the Property 

 Other:       
Zoning 
16. What is the current zoning of the project site?  R3 
 
17. Is the proposed project consistent with the zoning status of the site?    Yes  No  
 

a. If current zoning is not consistent, please explain: 
 
N/A 
 

b. Please outline the steps that will be taken to address zoning issues and include the time frame 
needed to resolve these issues: 

 
N/A 
 
18. Is the proposed project consistent/compatible with surrounding uses?   Yes  No  

If yes, please describe. 
 

The vast majority of neighbors within 1 block of the site are multi-family residential with some light 
commercial/retail on the north side of 6th Avenue.  Our target group, low-income veteran households, both 
meets zoning requirements and fits well within this neighborhood. 
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19. Do you plan to charge for residential parking separately from rent?     Yes  No  
 
Existing Structures 
20. Does the site contain existing structures?      Yes  No   
 

a. If yes, how many? 1 
 
21. What is to be done with on-site existing structures?  
  Demolish  

 Rehab 
 Nothing (does not apply/not part of this project) 

 
22. Please provide the following information for any on-site structures to be retained as part of this project: 
 Approx. Total Sq. Footage 5,120 SF 
 Number of Building(s)  1 
 Date Built    1964 
 Number of Stories  2 
 
23. Please give a brief description of the condition of the buildings to be rehabilitated: 
 
The building has strong structural integrity but requires cosmetic updating and, likely, a new roof. 
 
Environmental 
24. Are there known adverse environmental conditions on the site?    Yes  No  

If yes, what are they and can they be mitigated though reasonable measures? 
Buildings of this age often require mitigation for lead based paint and asbestos.  Appropriately licensed 
contractors will be hired throughout the upgrade process where necessary. 
 
This neighborhood also sits among three major transportation corridors: the raised Interstate 105, 6th 
Street, and the through-town rail line. These transportation corrdiors produce a certain amount of 
environmental noise. The city of Eugene is currently studying if this noise pollution is under HUD minimums. 
If it is not, we will consider adding noise abatement products and building enhancements into the 
rehabilitation plan.   

 
Historical Elements 
25. Are any on-site structures subject to historical preservation requirements?   Yes  No  

a. Governing body/code: 
   National Historic Register  

 State Department of Archaeology and Historic Preservation 
 Other:       

 
b. Briefly state how you plan to comply with applicable historic preservation requirements: 

 
The building is over 50 years old, however we have no reason to believe it either has significant historic 
integrity or will be subject to historic preservation at this time. 
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Other Federal Regulations 
26. For projects requesting $100,000 or more, what will you do to assure that employment and/or job 

training opportunities for low-income individuals are provided in the development of your project, per 
HUD Section 3 requirements? 
 

Liberty Housing Group does not currently have any available employment positions.  

Contracting work will presumably be done by contractors that have pre-existing laborers.   

27. For projects requesting $10,000 or more, what steps will you take to hire businesses that are registered 

with the State of Oregon as MBE or WBE firms? 

We have sought out and requested bids from subcontractors certified as Women's Business Enterprises 

(WBE) and/or Minority Business Enterprises (MBE) Willamette Valley wide. Many have expressed interest 

and have been invited to submit bids on painting, flooring installation, and light carpentry. Preference will 

be given to subcontractors whom are headquartered locally, submitted competitive bids, and acted with a 

high-degree of professionalism. 

Liberty Housing Group will also provide opportunities to Service Disabled Veteran Business Enterprises 

(SDVBE) when needed and locally available. 

Attachments 

 Preliminary drawings and site plan 

 Documentation of Site Control 

 Informational Notice to Seller (for acquisition projects) 

 Title Report (if available) 

 Photos of the site, buildings, and interiors of units (if existing units) 

















Clarification of Option agreement on 480 Monroe Street  

 

There are two points that we wish to clarify regarding the purchase option agreement between Liberty 

Housing Group and Daniel and Christine Kersey for the property at 480 Monroe Street in Eugene, OR: 

1.  Non-refundable earnest money:  On June 1, 2016 Liberty Housing Group shall pay owner 

$5,000 in non-refundable earnest money that will go towards the purchase price.  On July 1, 

2016 Liberty Housing Group will pay seller an additional $10,000 that will go towards the 

purchase price.  All parties are aware that it is not possible for closing to occur prior to this. 

2. Appraisal:  Sellers are aware that if the appraisal comes in lower than the contract price that the 

deal may then be terminated at their discretion if they do not wish to sell at a lower price.   

Sellers are also aware that if the appraisal comes in higher than the contract price, Liberty 

Housing group will have to increase the purchase price to match the appraised value, or the deal 

will be terminated.  Sellers have also received addendum 5, which explains their rights upon 

receipt of the appraisal. 

 

These provisions can be added to the option if found necessary.  
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SECTION 3 
NEED & POPULATIONS SERVED 

Population Narrative 
1. Describe the target population to be served. Is the target population identified as a priority need 

population in the Consolidated Plan? 
 

Our target population is low-income Veteran households.  This population is underserved within the 
Eugene-Springfield community and is included within the Consolidated Plan.  
 

Target Population Income 

  0-30% AMI  # of Units 0 

  31-50% AMI # of Units 5 

  51-80% AMI # of Units 1 

 

Special Needs 
2. Will this project serve Special Needs populations?       Yes  No   
 
3. Special Needs Populations to be served (Check all that apply).  

 Elderly/Frail Elderly  
 Severe Mental Illness  
 Developmentally Disabled 
 Physically Disabled  
 Substance Abuse 
 HIV/AIDS 
 Domestic Violence  
 Ex Offenders 
 Youth Under 18 
 Young adults aging out of foster care 
 Veteran 

 Other Special Needs (please explain)       

 
4. Is your organization working with a referral service entity on this project?  Yes  No   
 

5. State the name of the referral entity:       

 
6. If a working arrangement with a referral service entity has not been established, briefly state why not. 
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At the time of the submission of this application, our organization is actively pursuing and developing 
relationships with service entities and providers within the community. Our goal is to become a part of the 
expanding veteran services network within our community to assist veteran households. This includes but 
is not limited to: 
- Housing Our Veterans - Lorie Perkins 
- The Department of Veteran Affairs - Lane County HUD-VASH team 
- Lane County Human Services 
- The Veterans Housing Project - hosted by St. Vincent DePaul 
- Lane County Veteran Services 
  

 
Homeless 
7. Will this project serve homeless individuals and/or families?     Yes  No   
 

Services 

8. Will this project provide services? (e.g. Child Care, Case Management,   Yes  No  
Transportation)  If yes, please describe further in the Services portion of this Application (Section 10)  
 

9. Describe services promoting self-sufficiency and independent living.  Include in this discussion any 
counseling, job training, or other education, both on site and off site, which will be made available to 
residents of your project. 
 

Our organization won't specifically provide any services beyond affordable housing, however, we're 
working to integrate the services provided by other organizations into our housing plans.  
As a part of this effort, we will provide each resident with a move-in packet containing available service 
providers and contact information. These binders will regularly be updated and maintained to provide each 
resident with the most current opportunities and information possible.   
 
10. Describe how residents will be encouraged to participate in decision making processes. 

 
We're actively developing relationships with organizations which encourage long-term self-sustainability by 
developing healthy habits and financial stability.     
 

Community Priorities 

11. Does this project meet the objectives of any of the local, state or federal plans listed below? 
(check all that apply) 

 Consolidated Plan 
 Housing Dispersal Policy  
 Envision Eugene Plan 
 Springfield 2030 Comprehensive Plan 
 Area Plans (Land Use and/or Strategic Neighborhood Assessment & Planning Work Plan) 

 Other: Operation 365  
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12. Please list the ways in which your project will meet the plan(s) checked. If none of the plans apply, 
describe how your project will fulfill a perceived need for affordable housing in the community. Be 
specific. 

 

CONSOLIDATED PLAN 

• Expand the supply of decent, safe, sanitary and affordable housing.  

 
ENVISION EUGENE 
• Maximize energy efficiency through design that consider the construction, operation and on-going 
maintenance of buildings. 
• Locate higher density housing adjacent to parks. 
• Contribute to a neighborhoods long-term vision and potential.  
• Provide well-lit and covered bicycle storage and parking. 
• Illuminate buildings and nearby spaces with accent lighting. 
• Create a strong sense of connection to the ground plane. 
• Direct lighting downwards to illuminate the walking surface, avoid glare, and prevent unnecessary 
light pollution. 
• Enhance street character through diverse and interesting street trees, shrub beds, and container 
plants. 
• Integrate art into the public realm, including objects, experiences, and functional art. 
• Reduce summer heat gain with shade trees and light-colored roofing and paving. 
• Create opportunities for urban agriculture in new residential development. 
• Plant native and drought tolerant trees and shrubs. 
• Conserve existing buildings through adaptive reuse, renovation or historic preservation. 
• Maximize energy efficiency through design that considers the construction, on-going operation 
and performance, and maintenance of buildings.                     
• Build with durable, local materials with low embodied energy and a long life span. 
 
Operation 365 
• Providing quality housing for veterans in need. 
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SECTION 4 
RELOCATION 

1. Does this project involve the acquisition, demolition, or rehabilitation of   Yes  No  
any existing structures?  (If no, skip to Section 5) 
 

2. If acquisition, have you included provisions that enable you to obtain tenant  Yes  No  
income and rent information, and to give notices to existing and incoming 
tenants prior to closing?        
 

3. Have you collected information on all current occupants of the property, including Yes  No  
both residential and commercial tenants, and occupants with or without leases?  
 

4. Was anyone made to move within the 90 days prior to the execution of the   Yes  No  
Option Agreement/Conditional Contract? 

 
 

Type of Relocation 
5. Enter the number of tenant households to be relocated: 

  
Residential: Permanently  Temporarily  None  
       
Commercial: Permanently  Temporarily  None  

 
6. Explain the income verification process and the strategy for addressing any current residents who are 

not eligible to remain in the building. 
 

After submitting the appropriate notices, our team requested the six (6) existing tenant households 
to fill out OHCS3-Applicant/Tenant Questionnaire.  We are still gathering this data.  After receiving 
all this information it will be forwarded to our income eligibility partner, Easbey Consulting.  Review 
of this information will be performed by Benjamin Wickham and his team at Bricks and Mortar 
consulting who will be overseeing the relocation of any tenants that will be displaced.  Both of these 
companies have significant experience in their respective fields. 
    

 

7. What requirements or guidelines govern your relocation plan? (check all applicable) 

  Uniform Relocation Act 
 Section104 [d]  

 Other (please specify):      

  
8. Have you identified replacement or temporary units for those who will   Yes  No  

be displaced? 
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9. Have you calculated tenants’ relocation benefits in preparation of a relocation  Yes  No  
 budget?       

             

Relocation Notices 
For projects subject to an established local relocation policy: 

 
10. Have you provided General Information Notices to all occupants using the  Yes  No  

sample notices in HUD’s Handbook on relocation (including both residential 
and commercial tenants, and occupants with or without leases)? 
 

11. Are you prepared to provide tenant information to Eugene/Springfield so that  Yes  No  
subsequent notices can be provided to tenants immediately upon notification of  
award of funding?  (i.e., Notice of Eligibility or Notice of Non-Displacement) 
 

12. Is the applicant or property owner prepared to issue move-in notices to all new  Yes  No  
tenants that sign leases subsequent to this funding application? 

 
13. Is the applicant or property owner prepared to issue Intent to Vacate forms to  Yes  No  

all tenants who move from the property subsequent to this funding application? 
 
 

Please complete the following Excel form in Attachment D and place in this section: 
► Form 4, Relocation Budget 
 

Attachments 
 Tenant Relocation Plan – describe how the plan minimizes displacement.  It should 

identify staff that will carry out relocation activities, provide an estimated timeline for all 
relocation activities, including the issuing of notices.  The plan should also explain the 
rationale for any estimated costs in the relocation budget. 

 Sample of the General Information Notice issued to all current occupants 

 Tenant Rosters (current and last 30 days) 

 Drafts of Move-in Notices  

 Drafts of Intent to Vacate Notices 

 



Organization Name:

Project Name:

RELOCATION BUDGET

Instructions:
Outline the estimated relocation budget below.

Activities
Cost per 

Household/ 
Business

Number to be 
Assisted Budget

Relocation rental/purchase 

assistance by size of unit to be 

replaced

1 bedroom -$                        -$                     

2 bedrooms 12,180.00$              6 73,080.00$          

3 bedrooms -$                        -$                     

4 bedrooms -$                        -$                     

Temporary Moving Expenses -$                        -$                     

Permanent Moving Expenses 1,000.00$                6 6,000.00$            

Replacement cost for business -$                        -$                     

Advisory services 1,250.00$                6 7,500.00$            

Other (please specify) -$                        -$                     

Total 14,430.00$              6 86,580.00$          

*Please  remember to enter your total relocation budget in your Proforma.

Fair Market Rent (Eugene, 2 Bed) 895.00$                    

Months rent assistance in effect 42

Unit
Current Rent Per 

Unit

Differential Per 

Unit

Total Rent 

Assistance/Unit

Projected 

Moving Cost

Total Rent 

Assistance

#1 695.00$                    200.00$              8,400.00$             1,000.00$          9,400.00$       

#2 495.00$                    400.00$              16,800.00$           1,000.00$          17,800.00$    

#3 625.00$                    270.00$              11,340.00$           1,000.00$          12,340.00$    

#4 695.00$                    200.00$              8,400.00$             1,000.00$          9,400.00$       

#5 495.00$                    400.00$              16,800.00$           1,000.00$          17,800.00$    

#6 625.00$                    270.00$              11,340.00$           1,000.00$          12,340.00$    

Total 73,080.00$           6,000.00$          79,080.00$    

Average 12,180.00$           1,000.00$          13,180.00$    

Liberty Housing Group

The Monroe



 
Tenant Relocation Plan for 480 Monroe 

Liberty Housing Group (LHG) has proposed to fund the acquisition and conversion of the 6-unit 

apartment building at 480 Monroe Street with HOME funds from the city of Eugene. 

It is LHG’s intention to allow all income-qualified tenants to remain housed in these apartments until 

such time as they desire to move. However, it has been discovered that of the tenants which currently 

reside in the 6 units, many may not meet HOME income limits. As such, it is necessary to carry out a 

tenant relocation plan, in accordance with the Uniform Relocation Act. 

LHG has hired Bricks & Mortar Consulting, which has extensive experience in tenant engagement and 

property management, to lead the project’s relocation activities. They will ensure all applicable 

milestones, notices, and legal requirements are attended to and will make every effort to create a 

smooth and simple transition for tenants to be relocated. 

As of the date of closing, LHG and its consultants have 30 days to provide move-out notices to tenants 

whom do not meet HOME income limits, which will be provided to them along with referrals to similar 

units elsewhere. Within 120 days of this notice, LHG will ensure tenants have located adequate and 

appropriate housing. All relocation is to be completed by December 15, 2016. 

We have defined a relocation budget in the project’s Proforma, which consists of 42 months of rental 

assistance in varying amounts depending on individual unit rent rates (Lane Co. fair market rent less 

current rent at 480 Madison) as well as a one-time moving expense assistance of $1,000 for each off the 

2-bedroom households. This budget assumes all existing tenants will need to relocate. In reality, LHG 

expects some of the tenants will meet HOME income limits and will not need to be relocated. 

We expect this plan will be adequate to ensure rapid and adequate rehousing for current tenants not 

eligible under HOME. 



Bricks & Mortar Consulting

benjaminwickham84@gmail.com 
9208 NE Hwy 99 Suite 107 - 33 

Vancouver, WA 98665 

February 4, 2016 

Luke Lonstron, President 

Liberty Housing Group 

Eugene, OR 

RE: 480 Monroe Street tenant relocation 

Bricks & Mortar Consulting is pleased to collaborate with Liberty Housing Group for the 
purpose of performing tenant relocation during a physical rehab project at a 6-plex 
located at 480 Monroe Street, Eugene, Oregon.  

Liberty Housing Group’s intention is to permanently relocate all households not meeting 
the new income standards required by a housing new low-income housing program that 
will be implemented after acquisition of the property.

Scope of work: In collaboration with Liberty Housing Group and its representatives, 
Bricks & Mortar Consulting, joined by Darcy Vincent, dba DDV Consulting 
(subcontractor), agrees to provide relocation advisory services at 480 Monroe Street 
during the proposed rehab project, including relocation logistics, supervision, technical 
guidance and tenant support.  This will include drafting and distribution of all requisite 
tenant notices per the Uniform Relocation Act (URA); identifying comparable units; 
conducting individual resident interviews and crafting personalized relocation plans for 
each household; determining eligibility of resident relocation claims and arrangement for 
payment.

Compensation: Bricks & Mortar Consulting (including sub-contractors and associates) 
shall be paid a total fee of $7,500 for Relocation Services.  

We look forward to assisting you on this project! 

Sincerely, 

Benjamin Wickham, CPM 

Bricks & Mortar Consulting

Proposal for Services - 480 Monroe St, Eugene, OR February 4, 2016

mailto:benjaminwickham84@gmail.com


 
February 03, 2016 
 
 
Dear Tenants of 
480 Monroe Street, Eugene, OR 97402 
 
Liberty Housing Group (LHG) is intending to acquire the property at 480 Monroe Street and convert it 
into affordable housing for low-income Veterans in our community.  
 
This notice is to inform you, the tenants, of our intentions and to open a channel of communication 
between our effort and you. We understand this may be a little confusing and we’re happy to answer all 
of your questions and concerns. 
 
Our community has identified housing for at-risk veterans as one of the most pressing issues in Lane 
County.  In the last two years, 1,400 different veterans have been documented to be without housing at 
different times. The need is real and we hope to help meet it with our proposed housing project. Not 
only will our project provide a physical location for veterans to live, but we have also planned extensive 
cosmetic and functional renovations for the purpose of positively contributing to the livability of the 
units and the greater Whiteaker community as well. These renovations include a full renovation of unit 
interiors, exterior upgrades including gardens and murals, and the installation of energy efficient 
appliances and lighting fixtures. 
 
As part of the project’s proposed funding, LHG is submitting an application for federal HOME Investment 
Partnership Program funds on February 05, 2016 to the City of Eugene. Should our project be approved, 
residency at the property will be restricted to individuals and households whose income falls within 
limits set by the Department of Housing and Urban Development (HUD) and Oregon Housing and 
Community Services.  
 
We would prefer not to displace anyone, so, if your individual households are eligible to stay under the 
program requirements, we’ll welcome them to do so until they naturally transition into new housing. As 
units become available housing will be open to eligible veterans. If a resident is not eligible to stay, they 
will likely be eligible for relocation assistance, which our organization will happily provide. For more on 
this, please see the attached “General Information Notice”.  
 
Please reach out to us with your preferred choice of communication (telephone number, email address, 
etc.) so that we may confidentially discuss your household’s eligibility and field any questions or 
concerns you may have. We are available at libertyhousinggroup@gmail.com or (541) 600-4283. 
 

 

mailto:libertyhousinggroup@gmail.com










Tenant Roster
480 Monroe Street, Eugene, OR 97402

Unit 

Number
Tenant  Name Roommate(s) Name Move in Date

1

Unit 

Number
Tenant  Name Roommate Name Scheduled Rent Tenant Employer Roommate Employer Tenant Income

Roommate 

Income

1 695$                              TBD TBD TBD TBD

2 495$                              TBD TBD TBD TBD

3 625$                              TBD TBD TBD TBD

4 695$                              TBD TBD TBD TBD

5 495$                              TBD TBD TBD TBD

6 625$                              TBD TBD TBD TBD

Phone Numbers Email Address



 
 
 
480 Monroe 
Eugene, Oregon 
97402 # _____ 
 

NOTICE OF INTENT TO OCCUPY – HOUSING 
Move‐In Notice 

List name of tenant who will occupy this rental unit:    
 (Print Name of Prospective Tenant) 

 

On Date: ____________, Agency:______________________________ submitted an application to the City of 
Eugene/Springfield for financial assistance under a program funded by the Department of Housing and Urban 
Development (HUD) to acquire the property. Because Federal funds are to be used to acquire this property, the 
Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970, as amended (URA) may apply 
to persons in occupancy at the time the application was submitted for HUD funding. 

 

However, if you choose to occupy this property subsequent to the application for federal financial assistance, 
as a new tenant, you will not be eligible for relocation payments or assistance under the URA. 

 
This notice is to inform you of the following information before you enter into any lease agreement and/or 
occupy the property located at the above address: 

 

 You may be displaced by the project. 

 You may be required to relocate temporarily. 

 You may be subject to a rent increase. 
 You will not be entitled to any relocation payments or assistance provided under the URA. 

If you have to move or your rent is increased as a result of the above project, you will not 
be reimbursed for any such rent increase or for any costs or expenses you incur in 
connection with a move as a result of the project. 

 
Please read this notification carefully prior to signing a rental agreement and moving into the project. If you have 
any questions about this notice or the proposed project, please contact Ellen Meyi‐Galloway, Housing Finance 
Analyst, 99 West 10th Ave, Eugene, OR 97401, by email at Ellen.E.Meyi‐Galloway@ci.eugene.or.us, or by 
phone at 541‐682‐5532. 

 

Once you have read and have understood this notice, please sign the statement below if you still desire to lease 
the unit. 

 

All signers on the lease/rental agreement must sign below: 
 
 

 

Tenant   Signature Date 
 

Phone No.   
 

Addendum 3 to Option Agreement 
 



 

NOTICE OF INTENT TO VACATE – HOUSING 
This notice must be signed prior to moving out 

 
 
  Property Address:  
 
List names of all tenants who signed the lease and occupy the unit. 

 
This notice must be signed prior to moving out 

 
 
  Print Name of Lessee and Occupant 
 
 

 

I intend to vacate the above referenced apartment and terminate our rental agreement 
effective 

 

   (termination date). 
 
 
Reason(s) for moving:   

 
 
 

I was previously notified by letter from the City of Eugene or Agency:_____________ 
not to move. By electing to move for reasons of my own choice, I understand that no 
relocation assistance or benefits will be provided. 

 
If you have any questions about this notice or the proposed project, please contact Ellen Meyi-
Galloway, Housing Finance Analyst, 99 West 10th Ave, Eugene, OR 97401, by email at 
Ellen.E.Meyi-Galloway@ci.eugene.or.us, or by phone at 541-682-5532. 

 

All occupants and signers on the lease/rental agreement must sign below: 
 
 
 
Tenant Signature Date 

Phone No. (New Location) 

Forwarding 
Address   

 
 

Addendum 4 to Option Agreement 
 



 

2016 Application for HOME Funds  Section 5-1 

 

 

SECTION 5 
PROJECT SCHEDULE 

Project Schedule Narrative 
1. Please provide a narrative description to accompany the Form 5 project schedule in your 

proforma.  Please be specific about how the timelines were determined for obtaining commitments for 
leveraged project financing, forming legal ownership entities, real estate closing, temporary and 
permanent relocation, construction commencement, construction completion, lease-up, etc.  Describe 
the plan for securing all financing and the plan to complete acquisition within 12 months.  
 

 
The application for Home Funds was submitted on February 5, presentation to the Whiteaker community 
Council occurred on February 10th, and an amended version of the application was submitted on February 
12th.  Approval by the committee and city council is expected to take place by April 15th; by this time, we 
will have a phase one environmental review, as well as a commercial appraisal on standby for approval to 
proceed.  Both of these items should be completed by May 15th.  Due diligence regarding the relocation of 
tenants, notice to neighbors, and selection of subcontractors will occur prior to April 15th.  Closing shall 
occur within approximately three (3) months after the City Council and the Governing Board award HOME 
Funds; notices of eligibility or non-displacement will be delivered to existing residents within one (1) month 
of closing.   
 
Gallic Financial has committed to provide our required additional funds for the project contingent on the 
grant being awarded.  We have also received a letter of interest from Oregon Pacific Bank and we are in 
talks with various other investors and banks in the community.  We have confirmed from these two entities 
that if the appraisal comes in at value and the award is granted, that funds can easily be available for 
dispersal within 45 days.   
 
Project Narrative:  Work on the outside of the building will began immediately after closing (summer) while 
the weather is still appropriate for roofing, painting, and landscaping.  We expect all exterior upgrades to 
be completed within 90 days of closing.  If the weather is not appropriate, then certain upgrades may be 
delayed. 
 
Interior upgrades will begin as each unit is vacated.  Upon completion of each interior we will relocate 
those eligible to stay into the refurbished unit and began work on the next vacated apartment.  This will 
continue until all units have been rehabbed.  We expect each interior remodel to take no more than 45 
days. All interior units should be rehabbed within 1 year of closing.   
 
Please complete the following Excel form in Attachment D and place in this section: 
► Form 5, Project Schedule 



Organization Name: Liberty Housing Group
Project Name: The Monroe

Category Tasks
Date Completed or 

Expected 
Completion

Status

Construction Selection of general contractor 01/20/16 Owner managed CM

Occupancy Selection of management entity 01/20/16 Campus Connection PM

Construction Solicit bids for Sub Contractors 01/20/16

Financing Application for funding (specify source): 01/27/16 Gallic Financial (or other institution)

Site Control Option Agreement/Conditional contract 02/03/16 Signed

Financing Construction cost estimate 02/04/16

Relocation GIN's delivered to tenants 02/04/16

Relocation Planning and budget 02/04/16

Financing Application for funding (specify source): 02/05/16 HOME Funds

Relocation Initiation of negotiations 03/02/16

Relocation Advisory services to tenants 03/03/16

Feasibility/Due Diligence Phase I Environmental Assessment 03/15/16 To be ordered by

Feasibility/Due Diligence Relocation of existing tenants 03/15/16

Feasibility/Due Diligence Neighborhood notification 03/31/16

Occupancy Selection of service providers 03/31/16

City Council Review 04/11/16

Governing Board Review 04/15/16

Financing Award date for funding source (specify): 05/03/16
HOME Funds (assumes 3 days after 

April deliberations)

Financing Award date for funding source (specify): 05/07/16 Gallic Financial (or other institution)

Financing Lender selection 07/31/16

Feasibility/Due Diligence Market study 07/31/16

Site Control Closing 08/15/16

Construction Begin construction 09/01/16

Relocation 90 day notice to tenants 09/15/16

Relocation Notice of Eligibility to tenants 09/15/16

Relocation Notice of Non-displacement to tenants 09/15/16

Site Control Maximum Extensions 09/20/16 Must Close By

Relocation Tenant move out 12/15/16

Occupancy Placed in service - 1st Building 08/30/17

Feasibility/Due Diligence Phase 2 Environmental Assessment City Staff to Access

Financing Application for funding (specify source): N/A

Financing Award date for funding source (specify): N/A

Occupancy Begin lease-up N/A

Design/Permitting Building permit application submitted N/A

Design/Permitting Building permits issued N/A

Feasibility/Due Diligence Capital needs assessment N/A

Design/Permitting Final  Plans and Specs Completed N/A

Financing Funding for services N/A

Construction Issued certificate of occupancy N/A

Occupancy Placed in service - Last Building N/A

Design/Permitting Preliminary drawings completed N/A

Design/Permitting Site plan approval N/A

Feasibility/Due Diligence Site survey N/A

Design/Permitting Zoning approval N/A



 

2016 Application for HOME Funds  Section 6-1 

 

SECTION 6 
DEVELOPMENT BUDGET 

 
 
Development Budget Narrative 
1. Please provide a narrative description regarding the development budget (specifically related to the 

Sources and Uses of Funds tabs in the pro forma).  Please provide justifications of all costs and 
assumptions.  Describe any choices the development team has made related to long-term affordability 
and cost savings. 
 

The Monroe will be purchased for a price of $520,000.  We are requesting a total of $650,000 
(73.53% of total) of HOME funds to complete this project.  An additional $234,000 (26.47% of total) 
of funds will be provided by our financing partner at a maximum interest rate of 7.00%.   
Total project budget is $884,000. Of this total of $524,000 is allocated to acquisition, $207,278 is 
allocated to construction, $152,330 is allocated to development, and $392 is surplus from financing. 
The construction (rehab) scope has been designed to increase tenant quality of life as a result of their 

surrounding environment. Inside the units, this means:  
- Installing dishwashers and washer/dryer units. 
- Upgrading to energy efficient appliances and lighting fixtures. 
- Cosmetic upgrades to flooring, wall textures, and cabinetry. 
We also believe this building belongs to the Whiteaker community, as such its rejuvenation should 

reflect what the Whiteaker has become - a vibrant, artful, and exciting neighborhood. Exterior renovations 
will thus include upgraded landscaping, commissioned murals, as well as much needed roofing and paint 
restoration. 

The rehabilitation budget has been composed by an experienced development and construction 
project manager (Luke Lonstron) and is based on sub-contractor soft estimates. We believe this budget to 
accurately estimate maximum line item costs and expect it to decrease through the competitive bidding 
process (March 2016).  A contingency of $15,000 has been allotted for unforeseen rehabilitation issues. 

Tenant relocation budget is currently set at $86,580, however, this assumes all tenants being relocated 
at maximum cost.  This event is highly unlikely as we believe two or three (2 or 3) tenants will be eligible to 
stay upon completion of income verification, thus saving us a significant amount in relocation expenses 
(approximately $40,000). 

An operating reserve has been set at $20,000 which will adequately cover any shortfalls or 
unanticipated vacancy periods. 

Developer fees have been set to cover labor and administrative costs associated with project 
development cycle, proposal generation, service relationship development, and owner construction 
management. This equates to less than 4% of total project costs net of developer fees, reserves, and cash 
accounts.  
 

 

Please complete the following Excel form in Attachment D and place in this section: 
► Form 6, Proforma (includes several tabs) 
 



Project Name Date

Project Type
X Acq/Rehab

-- New Construction total %

-- Rehab 4,800 100.0%

-- Preservation 0 0.0%

0 0.0%

4,800 100.0%

6 4,800 --

Overall Costs

Total Costs Cost / Res Sq Ft

% of Total 

Costs

$883,608 $184.09 -

$524,000 $109.17 59.3%

$207,278 $43.18 23.5%

$152,330 $31.74 17.2%

Development & Construction Cost / Unit Type
tot sq ft tot units

0 0 -

0 0 -

4,800 6 $59,935

0 0 -

0 0 -

0 0 -

0 $0

$359,608

$75

Construction Costs
Total Costs Cost / Res Sq Ft

$205,778 $42.87

$1,500 $0.31

$1,500 $0.31

$0 $0.00

$0 $0.00

$15,000 $3.13

Development Costs
Total Costs % Construction

$0 0%

Total Costs Cost / Unit

$0 $0

$250

$250

Builder General Conditions

Builder Overhead

Builder Profit

Construction Contingency

Dev & Const 

cost/unit

Development & Construction Costs

Dev & Const Cost / Res Sq Ft:

Common Areas:

5 bedroom

0 bedroom

1 bedroom

2 bedroom

3 bedroom

4 bedroom

$2,500

% of Development

0.0%

Architect's Fee

Development Contingency

Cost / Unit

$147,268

$87,333

$34,546

$25,388

Total Builder GC/O/P

$0

$0

Cost / Unit

Construction

Development

Total 

Acquisition

$0

Total Construction Costs minus GC/O/P $34,296

Cost / Unit

Total Res Sq Ft

Total

figures* based on: (A) Original Application
*specified in row 5 "pro forma type":

Number of Units

Project Square Feet
Residential

Common Space

Commercial

Project Summary

The Monroe 2/12/2016

select X for each applicable Pro Forma Type: (A) Original Application

Summary 2/11/2016



Project Name DateThe Monroe 2/12/2016

Total Cost / Unit

$31,750 $5,292

$0 $0

$7,938 $1,323

$31,750 $5,292

$0 $0

$31,750 $5,292

Total $ / Unit

$40,120 $6,687

$0

Total / Unit

Percent of EGI w 

OAHTC

$3,786 0.0%

$800 0.0%

$0 0.0%

$2,986 0.0%

$0 0.0%

$535 0.0%

$535 0.0%

$400 0.0%

$225 0.0%

Total $ / Unit

$17,404 $2,901

$0

Total

0.94

-

0.94

-

Total $ / Unit

($1,128) -$188

$17,404 $2,901

($1,128) -$188

$17,404 $2,901

Net Op Exp/Unit

On Site Mgmt Fee / Unit 0.0%

0.6%

Percent of EGI

Total Cash Flow without OAHTC -2.8%

Debt Coverage Ratio:

Total DCR without OAHTC

Total DCR with OAHTC

Total Cash Flow with OAHTC 0.0%

Primary Cash Flow with OAHTC

-2.8%

0.0%

Cash Flow: 

--

--

1.3%

1.3%

Percent of EGI

43.4%

0.0%

Primary Cash Flow without OAHTC

Net Operating Income: 

Primary DCR without OAHTC

Primary DCR with OAHTC

Net Operating Income without OAHTC

Net Operating Income with OAHTC

Replacement Reserve

Percent of EGI

Maintenance & Repairs / Unit 1.0%

2.0%

0.0%

7.4%

Percent of EGI w/o 

OAHTC

9.4%

Operating Income & Expense:

EGI without OAHTC

EGI with OAHTC

Income: 

Off Site Mgmt Fee / Unit

Total Mgmt Fee / Unit

Less resident services / Unit

Expenses:
Total Op Expenses / Unit

Less Property Tax / Unit

Consultant Fee

Minimum Required non-profit share of 

Developer Fee (If Applicable)

Total Developer Fee

Total Deferred Fee

Total Cash Developer Fee

0%

1%

4%

0%

4%

% of Total

4%Developer Fee

Summary 2/11/2016



Project Name: Date: 2/12/2016

Funding Source
HOME 
Match 

(select)   

Initial      
Application Carryover Final       

Application Status

Anticipated or 
Firm 

Commitment 
Date

Commercial

Anticipated or 
Firm 

Commitment 
Date

LIHTC Equity

HOME $650,000

$650,000 $0 $0 $0

Tax Exempt Bonds

HOME

$0 $0 $0 $0

$0 $0 $0 $0

Gallic Financial $234,000

$234,000 $0 $0 $0

Cash --

Deferred Development Fee

$0 $0 $0 $0

Cash flow During Rehab

$0 $0 $0 $0

    

TOTAL FUND SOURCES $884,000 $0 $0 $0
$392   

(loan amount from OAHTC worksheet)

(enter loan amount)

(loan amount)

Oregon Affordable Housing Tax Credit (OAHTC)

Construction bridge loan

Predevelopment Loan

Other OHCS non-equity sources:

OTHER:  (list additional as applicable)

Total Other Funds

(original) Surplus or Gap

APPLICANT  CONTRIBUTIONS (list additional as applicable)

Total Applicant Contribution

(Note: Total Fund Sources must 

match "Total Project Cost" from 

Uses of Funding page.)

The Monroe

NON-OHCS LOANS (list as applicable)

Total NON-OHCS Grants

OHCS LOANS

Total OHCS Loans

NON-OHCS GRANTS (list)

Total NON-OHCS Loans

SOURCES OF FUNDING 

RESIDENTIAL COMMERCIAL

OHCS GRANTS & EQUITY

Total OHCS Grants & Equity

Sources 2/11/2016



X

6 As Selected on Summary Page
Total

4,800 $883,608

0 $147,268

0 $184

4,800 -

4,800

Commercial

 (A)           
Original 

Application 
Cost per 

Unit

(B)        
Carryover 

Application 
% Diff 

(B/A)

Cost per 

Unit

(C)                   
Final 

Application
% Diff 

(C/B)

Cost per 

Unit Funding Source
Total Estimated 

Eligible Basis

Estimated Gross 

Expended by 

Carryover Date

Purchase Price: $520,000 $0 $0

      Land $520,000 $520,000 $86,667 -100.0% - - - HOME n/a

      Improvements $0 $0 - - - - -

Liens and Other Taxes $0 $0 - - - - -

Closing/Recording $4,000 $4,000 $667 -100.0% - - - HOME

Extension Fees $0 $0 - - - - -

Other (list below): 

$0 - - - - -

Acquisition Costs Subtotal: $524,000 $0 $524,000 $87,333 $0 -100.0% - $0 - - -- $0 $0

Off-site Work $0 $0 - - - - -

On-site Work $183,778 $183,778 $30,630 -100.0% - - - Perm Loan

Hazardous Materials Abatement $0 $0 - - - - -

Demolition $0 $0 - - - - -

Residential Building $0 $0 - - - - -

Commercial Space/Building $0 $0 - - - - - n/a

Common Use Facilities                 $0 $0 - - - - -

FF&E (Common Area Furnishings) $0 $0 - - - - -

Internet Wiring & Equipment $0 $0 - - - - -

Landscaping $7,000 $7,000 $1,167 -100.0% - - - Perm Loan

Elevator $0 $0 - - - - -

Laundry Facilities $0 $0 - - - - -

Storage/Garages $0 $0 - - - - -

Builder's Risk Insurance $0 $0 - - - - -

Performance Bond $0 $0 - - - - -

3rd Party Const. Management $0 $0 - - - - -

Contingency $15,000 $15,000 $2,500 -100.0% - - - Perm Loan

General Conditions $1,500 $1,500 $250 -100.0% - - - Perm Loan

Contractor Overhead $0 $0 - - - - -

Contractor Profit $0 $0 - - - - -

Other (list below): 

$0 - - - - -

$0 - - - - -

$0 - - - - -

Construction Costs Subtotal: $207,278 $0 $207,278 $34,546 $0 -100.0% - $0 - - -- $0 $0

Acquisition Costs

Construction Costs

Residential Common Areas:

Date: Pro Forma Type: 2/12/2016 (A) Original Application

Residential Unit Square Footage:

Project Name:
Acq/Rehab

Total / Summary Costs Based on: (A) Original Application
Residential Summary: 

The Monroe

IRS Set-aside
Number of Units:

COSTS: 

These two columns are for

LIHTC APPLICANTS ONLY 

Cost / Res Sq Ft
% of Total Costs

Commercial/other $109

59.3%

Total Square Footage:
Total Residential Square Footage:

Total Costs
(comm & res;

based on pro forma 

type selection on 

summary page) 

RESIDENTIALCOMMERCIAL 
(where applicable) 

USES OF FUNDS

$43

23.5%

$152,330

$25,388

$32

17.2%

Acquisition Construction Development
Total Costs
Cost / Unit

$207,278

$34,546

$524,000

$87,333

Uses of Funds 2/11/2016



X

6 As Selected on Summary Page
Total

4,800 $883,608

0 $147,268

0 $184

4,800 -

4,800

Commercial

 (A)           
Original 

Application 
Cost per 

Unit

(B)        
Carryover 

Application 
% Diff 

(B/A)

Cost per 

Unit

(C)                   
Final 

Application
% Diff 

(C/B)

Cost per 

Unit Funding Source
Total Estimated 

Eligible Basis

Estimated Gross 

Expended by 

Carryover Date

Residential Common Areas:

Date: Pro Forma Type: 2/12/2016 (A) Original Application

Residential Unit Square Footage:

Project Name:
Acq/Rehab

Total / Summary Costs Based on: (A) Original Application
Residential Summary: 

The Monroe

IRS Set-aside
Number of Units:

COSTS: 

These two columns are for

LIHTC APPLICANTS ONLY 

Cost / Res Sq Ft
% of Total Costs

Commercial/other $109

59.3%

Total Square Footage:
Total Residential Square Footage:

Total Costs
(comm & res;

based on pro forma 

type selection on 

summary page) 

RESIDENTIALCOMMERCIAL 
(where applicable) 

USES OF FUNDS

$43

23.5%

$152,330

$25,388

$32

17.2%

Acquisition Construction Development
Total Costs
Cost / Unit

$207,278

$34,546

$524,000

$87,333

Land Use Approvals $0 $0 - - - - -

Building Permits/Fees $0 $0 - - - - -

System Development Charges $0 $0 - - - - -

Market Study $0 $0 - - - - -

Environmental Report $0 $0 - - - - -

Lead Based Paint Report $0 $0 - - - - -

Asbestos Report $0 $0 - - - - -

Soils Report (Geotechnical) $0 $0 - - - - -

Survey $0 $0 - - - - -

Capital Needs Assessment $0 $0 - - - - -

Marketing/Advertising $0 $0 - - - - - n/a

Insurance $0 $0 - - - - -

OHCS Fees $0 $0 - - - - -

OHCS Const. Inspection $0 $0 - - - - -

OHCS Constr. Analyst $0 $0 - - - - -

Other (list below): 

$0 - - - - -

$0 - - - - -

$0 - - - - -

Architectural $0 $0 - - - - -

SPD Architectural Review Fee $0 $0 - - - - -

Engineering $0 $0 - - - - -

Legal/Accounting $1,000 $1,000 $167 -100.0% - - - HOME

Cost Certification $0 $0 - - - - -

Appraisals $2,500 $2,500 $417 -100.0% - - - HOME

Special Inspections/Testing $0 $0 - - - - -

Developer Fee $31,750 $31,750 $5,292 -100.0% - - - HOME

Consultant Fee $0 $0 - - - - -

Rate Lock Fee $0 $0 - - - - -

Other (list below): 

Phase 1 Enviornmental Assess $3,500 $3,500 $583 -100.0% - - - HOME

Existing Tenant Income Verification $2,000 $2,000 $333 -100.0% - - - HOME

$0 - - - - -

Development Costs

General Fees

Uses of Funds 2/11/2016



X

6 As Selected on Summary Page
Total

4,800 $883,608

0 $147,268

0 $184

4,800 -

4,800

Commercial

 (A)           
Original 

Application 
Cost per 

Unit

(B)        
Carryover 

Application 
% Diff 

(B/A)

Cost per 

Unit

(C)                   
Final 

Application
% Diff 

(C/B)

Cost per 

Unit Funding Source
Total Estimated 

Eligible Basis

Estimated Gross 

Expended by 

Carryover Date

Residential Common Areas:

Date: Pro Forma Type: 2/12/2016 (A) Original Application

Residential Unit Square Footage:

Project Name:
Acq/Rehab

Total / Summary Costs Based on: (A) Original Application
Residential Summary: 

The Monroe

IRS Set-aside
Number of Units:

COSTS: 

These two columns are for

LIHTC APPLICANTS ONLY 

Cost / Res Sq Ft
% of Total Costs

Commercial/other $109

59.3%

Total Square Footage:
Total Residential Square Footage:

Total Costs
(comm & res;

based on pro forma 

type selection on 

summary page) 

RESIDENTIALCOMMERCIAL 
(where applicable) 

USES OF FUNDS

$43

23.5%

$152,330

$25,388

$32

17.2%

Acquisition Construction Development
Total Costs
Cost / Unit

$207,278

$34,546

$524,000

$87,333

Lender Inspection Fees $0 $0 - - - - -

Lender Title Insurance $0 $0 - - - - -

Lender Legal Fees $0 $0 - - - - -

Loan Fees $0 $0 - - - - -

Loan Closing Fees $0 $0 - - - - -

Property Taxes (Constr Period) $0 $0 - - - - -

Insurance $0 $0 - - - - -

Bridge Loan Legal $0 $0 - - - - -

Bridge Loan Trustee $0 $0 - - - - -

Bridge Loan Underwriting $0 $0 - - - - -

Perm. Loan Fee $5,000 5,000.00$         $833 -100.0% - - - Perm Loan n/a

Perm. Loan Closing Fees $0 - - - - - n/a

Tax Credit Fee $0 $0 - - - - -

Tax Credit Syndication Fee $0 $0 - - - - - n/a

Tax Credit Cost Certification $0 $0 - - - - -

Tax Credit Legal/Advisor Fee $0 $0 - - - - - n/a

Cost of Bond Issuance $0 $0 - - - - - n/a

Negative Arbitrage (1.50%) $0 $0 - - - - - n/a

Bond Cost Certification $0 $0 - - - - - n/a

Other (list below): 

$0 - - - - - n/a

Construction Period $0 $0 - - - - -

Construction Bridge Loan $0 $0 - - - - - n/a

Other (list below): 

$0 - - - - -

$0 - - - - -

Permanent Loan Fees

Bridge Loan Fees

Construction Loan Costs/Fees

Interest

Bond Issuance Fees

Tax Credit Fees

Uses of Funds 2/11/2016



X

6 As Selected on Summary Page
Total

4,800 $883,608

0 $147,268

0 $184

4,800 -

4,800

Commercial

 (A)           
Original 

Application 
Cost per 

Unit

(B)        
Carryover 

Application 
% Diff 

(B/A)

Cost per 

Unit

(C)                   
Final 

Application
% Diff 

(C/B)

Cost per 

Unit Funding Source
Total Estimated 

Eligible Basis

Estimated Gross 

Expended by 

Carryover Date

Residential Common Areas:

Date: Pro Forma Type: 2/12/2016 (A) Original Application

Residential Unit Square Footage:

Project Name:
Acq/Rehab

Total / Summary Costs Based on: (A) Original Application
Residential Summary: 

The Monroe

IRS Set-aside
Number of Units:

COSTS: 

These two columns are for

LIHTC APPLICANTS ONLY 

Cost / Res Sq Ft
% of Total Costs

Commercial/other $109

59.3%

Total Square Footage:
Total Residential Square Footage:

Total Costs
(comm & res;

based on pro forma 

type selection on 

summary page) 

RESIDENTIALCOMMERCIAL 
(where applicable) 

USES OF FUNDS

$43

23.5%

$152,330

$25,388

$32

17.2%

Acquisition Construction Development
Total Costs
Cost / Unit

$207,278

$34,546

$524,000

$87,333

Development Contingency $0 - - - - -

Contingency Escrow Account (3%) $0 - - - - - n/a

Lease Up $0 - - - - - n/a

Tenant Relocation $86,580 $86,580 $14,430 -100.0% - - - HOME

Operating Reserve $20,000 $20,000 $3,333 -100.0% - - - Perm Loan n/a

Deposit to Replacement Reserves $0 - - - - - n/a

Other (list below): 

$0 - - - - -

$0 - - - - -

$0 - - - - -

Development Costs Subtotal: $152,330 $0 $152,330 $25,388 $0 -100.0% - $0 - - -- $0 $0

TOTAL PROJECT COST $883,608 $0 $883,608 $147,268 $0 -100.0% - $0 - - -- $0 $0

Surplus or Gap (original) $392
Surplus or Gap (carry over)  $0

Surplus or Gap (final)  $883,608

0%

 (A)           
Original 

Application 

(B)        
Carryover 

Application 

(C)                   
Final 

Application
Developer Fee Percent 3.8% - - OHCS policy; Total developer fee must be no more than 15% of total Project costs net of developer fee, reserves and cash accounts.

Project Development Percentage 17.2% - - OHCS policy; Development costs can be no more than 30% of total project costs.

Development Contingency 0.0% - - Preference is to be no more than a maximum of 5%

Construction Contingency 7.8% - - OHCS policy; Construction contingency can be no more than 5% for NC, 10% for Rehab.

Contractor Profit, Overhead & GC 0.7% OHCS policy maximum, Contractor Profit (8%), Overhead (2%) and General Conditions (6%).  Combined can be no more than 14% of construction costs.

Construction less Contractor P&O&GC $205,778 $0 $0

$831,858.0 $0.0 $0.0 Project costs net of developer fee, reserves and cash accounts

$359,608.0 $0.0 $0.0 Development and Construction Costs, total

Reserves/Cash Accounts

Development Contingency

Lease Up / Tenant Relocation

(equals) the Percent of estimated cost expended by Carryover Date

(divided by) Total Residential Project Costs

Total of the amount to be expended by Carryover Date

Uses of Funds 2/11/2016



2.00%

Unit 
Size

Unit 
Type 
(BDR 

/MGR)

# of 
Baths

Square 
Feet / 
Unit

Median 
Income 

%   

Gross 
Monthly 
Program 
Rent Per 

Unit

Tenant 
Paid 

Utility 
Allow

Net 
Monthly 
Rent Per 

Unit
# of 

Units

1 2 3 4 5 10 15 20 30

2 BDR 1.0 800 50% $666 - $94 = 572 X 12 5 = $34,320 $35,006 $35,707 $36,421 $37,149 $41,016 $45,285 $49,998 $60,947

2 BDR 1.0 800 80% $829 - $94 = 735 X 12 1 = $8,820 $8,996 $9,176 $9,360 $9,547 $10,541 $11,638 $12,849 $15,663

- - $0 = 0 X 12 = $0 $0 $0 $0 $0 $0 $0 $0 $0

- - $0 = 0 X 12 = $0 $0 $0 $0 $0 $0 $0 $0 $0

- - $0 = 0 X 12 = $0 $0 $0 $0 $0 $0 $0 $0 $0

- - $0 = 0 X 12 = $0 $0 $0 $0 $0 $0 $0 $0 $0

- - $0 = 0 X 12 = $0 $0 $0 $0 $0 $0 $0 $0 $0

- - $0 = 0 X 12 = $0 $0 $0 $0 $0 $0 $0 $0 $0

- - $0 = 0 X 12 = $0 $0 $0 $0 $0 $0 $0 $0 $0

- - $0 = 0 X 12 = $0 $0 $0 $0 $0 $0 $0 $0 $0

- - $0 = 0 X 12 = $0 $0 $0 $0 $0 $0 $0 $0 $0

- - $0 = 0 X 12 = $0 $0 $0 $0 $0 $0 $0 $0 $0

- - $0 = 0 X 12 = $0 $0 $0 $0 $0 $0 $0 $0 $0

- - $0 = 0 X 12 = $0 $0 $0 $0 $0 $0 $0 $0 $0

6 = $43,140 $44,003 $44,883 $45,781 $46,696 $51,556 $56,922 $62,847 $76,610

711 190

$0 $0 $0 $0 $0 $0 $0 $0 $0

$572 $516

$735 $679 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0

$43,140 $44,003 $44,883 $45,781 $46,696 $51,556 $56,922 $62,847 $76,610

7.0% ($3,020) ($3,080) ($3,142) ($3,205) ($3,269) ($3,609) ($3,985) ($4,399) ($5,363)

$40,120 $40,923 $41,741 $42,576 $43,427 $47,947 $52,938 $58,448 $71,247

pick from drop down Income Inflation Rate:
Actual Multifamily Tax Subsidy Incomes

HOUSING OPERATING BUDGET  - INCOME

County: LANE

(A) Original Application

if you change this income inflation rate from it's default (2%) you must support it in 

your narrative

2/12/2016 Pro Forma Type: 

Total Residential Square Feet

4,800

Laundry

Date: Project Name: The Monroe

 SUB-TOTALS

Service Revenue:

Total Annual Income

yearsselect from drop down

Other:

Site-based rental assistance:
Site-based rental assistance:

Rents based on: pick from drop down

select vacancy rate from drop down; if you change from it's default (7%) you must support it in your narrative

 Gross Income:

Less Vacancy Rate

Garage/Parking

Effective Gross Income:

Cable TV 

 SUB-TOTAL OTHER REVENUE

Interest Income

Application Fees

Internet Access Fees

Other:

Deposits on Turnover

Other Revenue:

Income 2/11/2016



Date: 

2.50%

Annual per 
Unit 1 2 3 4 5 10 15 20 30
$340 $2,040 $2,091 $2,143 $2,197 $2,252 $2,548 $2,882 $3,261 $4,175

$0 -$                $0 $0 $0 $0 $0 $0 $0 $0

$80 480$            $492 $504 $517 $530 $599 $678 $767 $982

$440 2,640$         $2,706 $2,774 $2,843 $2,914 $3,297 $3,730 $4,220 $5,403

$150 897$            $919 $942 $966 $990 $1,120 $1,267 $1,434 $1,836

$0 -$                $0 $0 $0 $0 $0 $0 $0 $0

$400 2,400$         $2,460 $2,522 $2,585 $3,250.00 $3,677 $4,160 $4,707 $6,025

$225 1,350$         $1,384 $1,418 $1,454 $1,490 $1,686 $1,908 $2,158 $2,763

$400 2,400$         $2,460 $2,522 $2,585 $2,649 $2,997 $3,391 $3,837 $4,911

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$535 $3,210 $3,290 $3,372 $3,456 $3,543 $4,008 $4,535 $5,131 $6,568

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$67 $400 $410 $420 $431 $442 $500 $565 $639 $819

$100 $600 $615 $630 $646 $662 $749 $848 $959 $1,228

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$250 $1,500 $1,538 $1,576 $1,615 $1,656 $1,873 $2,119 $2,398 $3,070

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$800 $4,800 $4,920 $5,043 $5,169 $5,298 $5,995 $6,782 $7,674 $9,823

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0
                            

$3,786 $22,717 $23,285 $23,867 $24,463 $25,676 $29,050 $32,867 $37,186 $47,601Total Annual Operating Expenses:

if you change this expense inflation rate from it's default (3%) you must support it in your narrative

Enter annual expense for ALL units below

Other: (list below)

Unit Turnover           
Taxes(non-real estate)
Real Estate Taxes

Professional Services:
Resident Services

Case Management

Payroll Taxes
Internet Connection Fee

Legal             

Accounting

Compliance Monitoring Fees

Office & Administration
Advertising/Marketing & Promotion

Landscape Maintenance
Replacement Reserve
Property Management:

On-site             

Contracted (Off-Site)

Project Name: The Monroe

Expense Inflation Rate:
Pro Forma Type: 

Gas/Oil        

Electric         

Water & Sewer

Garbage Removal

Cable TV

Repairs & Maintenance

2/12/2016

(A) Original Application

Annual Operating Expenses

Insurance         
Utilities:(common areas)

HOUSING OPERATING BUDGET - EXPENSES

Expenses 2/11/2016



Date: 

2.50%

Annual per 
Unit 1 2 3 4 5 10 15 20 30

if you change this expense inflation rate from it's default (3%) you must support it in your narrative

Enter annual expense for ALL units below

Project Name: The Monroe

Expense Inflation Rate:
Pro Forma Type: 

2/12/2016

(A) Original Application

Annual Operating Expenses

HOUSING OPERATING BUDGET - EXPENSES

Rate

Amortization 

(Years) Loan Amount

5.00% 20 $234,000 $3,089 $18,532 $18,532 $18,532 $18,532 $18,532 $18,532 $18,532 $18,532 $0

Rate

Amortization 

(Years) Loan Amount

0.00% 0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Rate

Amortization 

(Years)

Loan Amount 

(minus OAHTC 

portion)

0.00% 0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Rate

Amortization 

(Years) Loan Amount

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Rate

Amortization 

(Years) Loan Amount

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

OAHTC loan scenario

Deferred Developer Fee

OAHTC Permanent loan

Other Loans / Deferred Fee

Portion of perm loan w/o OAHTC (if applicable)

Less Debt Service:

Permanent loan (no OAHTC)

Other Loans (HOME Loan, Partnership 
Loans) & Cash flow Loans

Expenses 2/11/2016



Date: 

2.50%

Annual per 
Unit 1 2 3 4 5 10 15 20 30

if you change this expense inflation rate from it's default (3%) you must support it in your narrative

Enter annual expense for ALL units below

Project Name: The Monroe

Expense Inflation Rate:
Pro Forma Type: 

2/12/2016

(A) Original Application

Annual Operating Expenses

HOUSING OPERATING BUDGET - EXPENSES

Annual per 
Unit 1 2 3 4 5 10 15 20 30

$6,687 $40,120 $40,923 $41,741 $42,576 $43,427 $47,947 $52,938 $58,448 $71,247

$3,786 $22,717 $23,285 $23,867 $24,463 $25,676 $29,050 $32,867 $37,186 $47,601

$2,901 $17,404 $17,638 $17,874 $18,113 $17,752 $18,898 $20,071 $21,261 $23,646

$3,089 $18,532 $18,532 $18,532 $18,532 $18,532 $18,532 $18,532 $18,532 $0

$3,089 $18,532 $18,532 $18,532 $18,532 $18,532 $18,532 $18,532 $18,532 $0

($188) ($1,128) ($893) ($657) ($419) ($780) $366 $1,539 $2,730 $23,646

($188) ($1,128) ($893) ($657) ($419) ($780) $366 $1,539 $2,730 $23,646

0.94 0.94 0.95 0.96 0.98 0.96 1.02 1.08 1.15 -

0.94 0.94 0.95 0.96 0.98 0.96 1.02 1.08 1.15 -

Operating Reserve $20,000

OpRes: Beginning Balance $20,000 $18,872 $17,979 $17,321 $16,902 $15,282 $19,450 $29,522 $234,364

Period Cash Flow ($1,128) ($893) ($657) ($419) ($780) $366 $1,539 $2,730 $23,646

OpRes: Ending Balance $18,872 $17,979 $17,321 $16,902 $16,123 $15,648 $20,989 $32,251 $258,010

Annual per 
Unit 1 2 3 4 5 10 15 20

- $40,120 $40,923 $41,741 $42,576 $43,427 $47,947 $52,938 $58,448

$3,786 $22,717 $23,285 $23,867 $24,463 $25,676 $29,050 $32,867 $37,186

- $17,404 $17,638 $17,874 $18,113 $17,752 $18,898 $20,071 $21,261

$0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0

- $17,404 $17,638 $17,874 $18,113 $17,752 $18,898 $20,071 $21,261

- $17,404 $17,638 $17,874 $18,113 $17,752 $18,898 $20,071 $21,261

- - - - - - - - -

- - - - - - - - -

     Primary Debt Service

WITHOUT OAHTC

     Effective Gross Income:

     Total Annual Operating Expenses:

     Net Operating Income:

          Cash Flow Per Year Total:

     Primary Debt Coverage Ratio:

     Total Debt Coverage Ratio:

     Effective Gross Income:

     Total Annual Operating Expenses:

     Net Operating Income:

     Primary Debt Service

     Total Debt Service:

          Cash Flow Per Year Primary:

     Total Debt Service

          Cash Flow Per Year Primary:

          Cash Flow Per Year Total:

     Primary Debt Coverage Ratio

     Total Debt Coverage Ratio

WITH OAHTC

Expenses 2/11/2016



DATE

PROPERTY

LINE ITEM
Order 

QTY

Install 

QTY
Unit

Unit Purch 

Cost

Unit Install 

Labor
Total Line Cost

Total Cost Per 

Housing Unit

Refrigerators
Fridgidaire, energy efficient, black

18 CF, Top Freezer

6          6         ea 550.00$        25.00$        3,450.00$          575.00$                

Stove & Oven
GE, energy efficient, black

6          6         ea 500.00$        25.00$        3,150.00$          525.00$                

Dishwasher
GE, energy efficient, black

6          6         ea 450.00$        25.00$        2,850.00$          475.00$                

Stove Hood
GE, energy efficient, black

6          6         ea 80.00$          25.00$        630.00$             105.00$                

27" Washer/Dryer Unit
GE, energy efficient

Over/Under, single unit, all hoses and cords

6          6         ea 1,355.83$     25.00$        8,285.00$          1,380.83$             

Roofing
Full replacement and minor dry-rot repair (if 

required after full inspection)

1          1         total 25,000.00$   -$            25,000.00$        4,166.67$             

Unit Porch Lights
Unit and installation

6          6         total 250.00$        -$            1,500.00$          250.00$                

Security Lighting Enhancements
Units, Electrical, and installation

3          3         total 1,900.00$     -$            5,700.00$          950.00$                

Paint - Exterior
Building, and Stairs - Pressure Wash, Caulk, 

and Prep - Prime and (2) coats of Latex Satin

1          1         total 6,480.00$     -$            6,480.00$          1,080.00$             

Paint - Murals
NovaColor Paints & Clear Coat - Design TBD

2          2         each 5,000.00$     -$            10,000.00$        1,666.67$             

Gardening Design & Landscaping
Design and costing TBD

1          1         total 7,000.00$     -$            7,000.00$          1,166.67$             

Flooring
Heavy-duty, recycled, artificial wood-finish, 

vinyl planks

4,848   4,800  SF 3.75$            2.50$          30,180.00$        5,030.00$             

Floor Base
Johnsonite vinyl - architectural profiles

1,284   1,200  LF 3.25$            1.50$          5,973.00$          995.50$                

Paint - Interior
Walls, Ceilings, Trim, and  Doors (Excludes all 

Cabinets) - Caulk, and Fill nail holes on trim, 

Prime and paint (2) coats latex paint 

6          6         each 1,680.00$     -$            10,080.00$        1,680.00$             

New Kitchen Cabinetry, Counters, Sinks, & 
Fixtures
Design, finishes, and fixtures TBD

6          6         each 5,250.00$     1,000.00$   37,500.00$        6,250.00$             

Bathroom Cabinetry, sinks, fixtures, & grab 
bars
Design, finishes, and fixtures TBD

6          6         each 1,500.00$     500.00$      12,000.00$        2,000.00$             

Washer Dryer Closet Build Out
Closet build out, electrical, and plumbing

6          6         each 3,500.00$     -$            21,000.00$        3,500.00$             

SUBTOTAL 190,778.00$      31,796.33$           

5.63% 10,750.00$        1,791.67$             

15,000.00$        2,500.00$             

1,500.00$          250.00$                

PROJECT TOTAL 218,028.00$ 36,338.00$     

   Refuse & Recycling

EXTERIOR

DESCRIPTION

APPLIANCES

INTERIOR

General Conditions
   Project Management & Admin Costs

   Contingency

The Monroe PROJECT MANAGER Luke Lonstron

480 Monroe St, Eugene, OR 97402 541.520.6611  |  lukelonstron@gmail.com

1670 Willamette St. Eugene, OR 97401 SCHEDULE Spring/Summer 2016

REHABILITATION BUDGET
SOFT COST ESTIMATE - VALUES SUBJECT TO VARIABILITY - CONTRACTOR BIDDING PROCESS TO TAKE PLACE IN MARCH 2016

Liberty Housing Group PROJECT "The Monroe" - Apartment Building Rehab

02/10/2016

Page 1 of 1    |    Rehab Budget
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SECTION 7 
PROJECT FINANCING 

 
Unique Financing Circumstances 
1. Please describe any unique financing details or structures as they pertain to this project.  Discuss the 

timing of obtaining other funding commitments prior to receiving a HOME award, and the likelihood of 
obtaining all funding commitments by August 2016.   
 

Private funding has already been committed to by Gallic Financial pending approval of the grant by the 
Committee.  Oregon Pacific Bank has also indicated interest in the proposal at better terms.  With strong 
relationships with various individual and commercial lenders in the community we feel 100% confident 
that should the grant be awarded that the funding needs will be satisfied by August of 2016.   We will 
continue to seek out more favorable terms as this application progresses.    
 
 

2. HOME funds requested: 650000 

 

3. Other resources (at least 25% non-federal match is required): 234000 

 

4. Total Project cost: 884000 

 
5. Do you plan to apply for the City of Eugene Low Income Rental Housing Yes  No  

Property Tax Exemption? 
 
6. Do you plan to apply for a City of Eugene CDBG Rehabilitation Loan? Yes  No  

 If yes, how much will you request? $ 

 
7. Do you plan to apply for a City of Springfield CDBG Rehabilitation Loan? Yes  No  

 If yes, how much will you request? $ 

 
8. Do you plan to use City of Eugene Systems Development Charge Waivers? Yes  No  

 If yes, how much is your request (if known)? $ 

 

 
 

Attachments 
 Funding commitment letters 

 Description of status of investor negotiations 



         January 27, 2016 
 
 
To:  Jim St. Clair and/ or Liberty Housing Group  
Re: Loan Approval –  480 Monroe St, Eugene, Or 97402  
  
    
 
Dear Mr. St. Clair: 
 
We are happy to provide you with this letter of loan approval for your purchase of the 
above referenced property for the amount of $350,000. 
 
This loan approval is subject only to the following:  

1. The ability to obtain owner’s and lender’s title insurance  
2. Our cursory visual inspection of the property (not appraisal) 
3. Liberty Housing Group receiving requested funds through the Eugene-Springfield 

Home Consortium.  
 
Gallic and Johnson Financial has a long history with Jim St. Clair. We have done a number 
of successful loans with Mr. St. Clair and have full confidence in his abilities. 
 

Because we are a private money lender, we do not require an appraisal or third party 
inspections of the property and this approval is not subject to the receipt of these items. 
 
We are prepared to fund this loan within 5-7 days of receipt of the above items.   
 
If desired by the listing agent or seller, we are happy to provide local references who can 
attest to our ability to fund a loan based on the above parameters.  We have 20 -plus 
years of private lending experience all over Oregon and we hold State and Federal licenses. 
 
Please don’t hesitate to contact the undersigned should you have any questions.  Thank 
you for choosing Gallic & Johnson Financial for your home financing needs. 
 
 
 

Best Regards, 

Mtg. License # ML-1456 /  NMLS #196864 

146 E. 12th Avenue 
Eugene, Or.  9740 1 
541.434.1818 phone 
541.434.2386 fax 



  Page 2  February 4, 2016 

Kyle Blain 
Loan Originator 
NMLS#  1292088 
541.954.4664 cellular /  kyle@gallicfinancial.com 
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SECTION 8 
PROJECT OPERATIONS 

 
Operations Narrative 

1. Please provide a narrative description of the long term operations (specifically related to the Income 
and Expenses tabs in your proforma).  Please justify costs and assumptions.  Describe how the projected 
revenue was determined.  Please describe why the rents were selected and why they are appropriate to 
the long term viability of the project. 
 

Operations will be run primarily through an experienced property management firm. Campus 
Connection Property Management is owned by one of the members of Liberty Housing Group and 
currently operates over 50 units in the Whiteaker area as well 450 units in the Eugene-Springfield 
metro area.   

 
Rental rates have been set according to HOME funding standards. Five (5) of the units are reserved 
for Low HUD HOME Rents (50% AMI) for two-bedroom units ($666 less a utility allowance) and the 
sixth (6th) unit for high HUD HOME Rents (80% AMI) for two-bedroom units ($829 less a utility 
allowance).  Good quality two bedroom apartments in the Whiteaker neighborhood easily rent for 
$900-950.  Keeping highly affordable units rented will not be a challenge.  

 
We have set our variables at what we believe are conservative figures.  We have budgeted a 7% 
vacancy factor when the statewide vacancy rate is closer to 3%.  The property management rate is 
set at 8% which is standard in the industry. 
 
The expense inflation rate has been reduced from 3.0% per year to 2.5% per year.   Average inflation 
in the U.S over the past 25 years has been 2.53 % (Bureau of Labor Statistics).  Maintenance expense 
has been reduced over the first 4 years to reflect the major upgrades that will be done to the 
building.  In our experience new buildings and buildings with significant upgrades see few 
maintenance problems for periods up to 10 or even 15 years.        
Other operating estimates used in the proforma are standard numbers that would be expected in a 
project of this scope.  Maintenance, insurance, landscape, and utility projections are all highly 
predictable and are based our past experience of operations of other similar apartment buildings.  
The per unit allowance for electric is based on the HACSA allowance schedule.  Garbage, sewer, and 
water estimates are based on this building's past expenses provided by the owner. 
Overall this operation will lose several hundred dollars per year for the first seven (7) years.  In year 
eight (8), income becomes positive and slowly increases from there.  A $20,000 operating reserve 
has been created to account for this beginning shortfall.  Even with operating deficits in years one 
through seven, we don't anticipate our operating reserve dropping below $17,000 at any time. 

 
 

Attachment 
 Documentation of utility allowance schedule. 



Project Name: Date: 

Specify  
choose from drop 

down menu

Type of Utility   
(Gas, elec., Oil, etc.)

Owner or Tenant 
Paid 0 BDRM 1 BDRM 2 BDRM 3 BDRM 4 BDRM

Heating Electric Tenant Paid $94

Lighting Electric Tenant Paid

Air Conditioning Electric Tenant Paid

Cooking Electric Tenant Paid

Hot Water Electric Tenant Paid

Water Owner Paid

Sewer Owner Paid

Trash Removal Owner Paid

$0 $0 $94 $0 $0

If allowances are calculated by other methods, attach the appropriate schedule and include unit rents, number 
of bedrooms, and allowances

The Monroe

Other Royal Refuse - Refuse and Recycling

Pro Forma Type: (A) Original Application

Utility Allowance

Total Utility Allowance

Source of Utility Allowance Calculation: (Write organization below & attach a copy)
Local Housing Authority

Utility Company

HACSA

EWEB - Water, Sewage, and Electrical

2/12/2016

HACSA PROVIDED
Utilities

Utility Allowance 2/11/2016



Utility Allowance 2/11/2016







Crrr.ilting, LLC
P0 Box 5375 | Salem,0R 97304
p 503.851.8733 I f 503.606.2082

February 11. 2016

Luke Lonstron
Sent via email

Re: Proposed Compliance Services

To whom it may concern:

Luke Lonstron and I have discussed his plan to acquire a small apartment project in
Eugene for the purpose of housing homeless veterans. He indicated one the funding
sources he is applying for is a HOME grant. To ensure he maintains compliance with
the program requirements, I have provided Mr. Lonstron with a proposal that includes:

Easbey Consulting,LLC is a local company established in2007 that offers a wide range
of compliance services related to affordable housing programs including Low Income
Housing Tax Credit. HOME, Risk-Sharing, HUD programs and other state-specific
programs. Our current portfolio consists of 18 clients with just over 10,000 units spread
across six states. The team is comprised of reviewers with rich backgrounds in
affordable housing, from state HFAs, to housing authorities, to property management
companies. The diversity in the team brings a well-rounded understanding of the needs
of both property management and compliance.

If you need additional detail. please feel free to contact me at 503-851-8733 or via email
at Theresaiii,easbey-consLrlti nq.conr.

Sincerely,

(-t --fi-4a-'
Theresa Easbey. HCCP
Easbey Consulting, LLC

Tour hey

to Lozo- Income

Housingkx
Credi training
and compliance

!--.-e
1-4_4
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SECTION 9 
PROJECT TEAM 

Personnel 
1. List the names of key members of the organization’s development team, their titles and their years of 

experience in affordable housing below.  

Name 
Title  

(e.g., executive director, project manager.) 
Years Experience in 
Affordable Housing 

Luke Lonstron    President/Project Manager N/A 

James  St. Clair Management/PR 7 

John Livingston Bullier Operations 2 

                  

 
Organizational History 
2. Has the organization developed affordable housing projects previously?  Yes  No  
   

3. Experience:   7 Years 

 
4. Has the organization done similar projects to that for which you are seeking funds for through this 

application:  
 

a. Number of similar projects completed: 0 Projects 

 
b. Please describe the similar projects completed and their current status: 

 
Liberty housing Group is a newly formed entity; however the members of this group individually have 
extensive experience in very similar projects to the one being proposed.   
James St. Clair has overseen the acquisition and rehab of numerous apartment buildings throughout 
Eugene and Springfield.     
Luke Lonstron has performed construction project management on over a dozen projects of larger scale 
than The Monroe construction plan. Lonstron has also been involved in development project 
management for 4 years.  
 

 

5. Number Units Placed in Service: 0 Units 

 
6. When was the organization last audited? 0 

 
a. Were there any findings?        Yes  No  
 
b. Have these findings been resolved?       Yes  No  

 
c. If not, what is your plan for resolution? 
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7. Is the Sponsor organization currently engaged in any project workouts?   Yes  No  
 

a. If yes, please list any projects in workout, and provide a brief summary of the reason for the 
workout status.  

 Project Name Reason for Workout 

1.              

2.              

3.              

 
Ownership Entity 
8. What is the legal status of the Ownership Entity for the project? 

 Currently Exists 

 To Be Formed prior to receiving a HOME award. Estimated formation date       

 
9. Ownership Entity Information 

Name: Liberty Housing Group LLC 

Address: 1670 Willamette Street 

City: Eugene State: OR Zip Code: 97401 

Phone: 541-600-4283  E-mail: libertyhousinggroup@gmail.com 

Fax:       Federal Identification Number: N/A 

 
10. Individuals/Organizations that Comprise the Ownership Entity (if known at time of application): 

Name Address Phone Entity Type Federal ID # % Ownership  

Luke Lonstron 3489 Westward Ho 
Ave., Eugene, OR 
97401 

541.520.6611 LLC Member       45.0% 

James St. Clair box 51381 Eugene, 
Or 97405 

541.579.0448 LLC Member       45.0% 

John Livingston 
Bullier 

7755 SW 88th Ave 
Portland Or 97223 

503.705.0908 LLC Member       10.0% 

 
11. Is the relationship between the ownership entity and organization expected to  Yes  No  

change over time?    
 

a. How will the relationship change? 
 
N/A 

 
 



 

2016 Application for HOME Funds  Section 9-3 

  

Property Management 
12. Briefly summarize the management plan for this project. Be sure to address facility maintenance, on-

site management, and services provided: 
 

Campus Connection Property Management (CCPM) shall manage the property.  In apartment 
buildings with less than 20 units CCPM does not provide on-site management.  Trash and recycling 
pickup will be on a weekly schedule via Lane APEX with one yard dumpsters for each.  Landscaping 
will be performed bi-weekly during the spring and summer and monthly during the winter/fall.  
Exterior inspections will be conducted weekly along with litter pickup from the parking areas and 
landscaped areas.  Quarterly interior inspections will be conducted until tenants have proven a solid 
track record of self-reporting maintenance issues.  All utilities except individual electricity will be 
paid by CCPM.  Please see attached letter of support from Campus Connection. 

 
13. Explain your marketing strategy and the tenant selection process, including the establishment and 

management of any waiting lists. 
 

Campus Connection (CCPM) is in the process of developing a relationship with service providers 
which specialize in catering to the unique needs of veterans.  If this partnership is created, then the 
process will likely be outsourced to the partner organization.  If CCPM takes this process in-house, 
then it will institute similar processes used with other tenant groups.  Information regarding 
vacancies would be sent to organizations involved in veterans housing as well as to other veterans 
housing providers that may be fully occupied. 
CCPM will maintain wait lists for the property utilizing fair housing practices. Preference will be 
given to low-income veterans whom can provide rental records and/or character references.  Upon 
unit availability, postings will be made to enhance notice of availability, but wait lists will be 
honored.    

 
14. Describe your organization’s experience with income verification including information collected, 

required documentation, and third party verifications. 
 

Income verification services will be handled by Easbey Consulting, a company with significant 
experience in this field. Please see attached letter of support 

 
15. If you contract with a property management agency, discuss the management agency‘s ability to 

efficiently maintain additional properties and assets. 
 

Campus Connection Property Management has grown by over 30 percent each year for the last 6 
years.  It's property to staff ratio is one of the highest in the Eugene-Springfield Metro area (450:7) 
putting the average unit count per full time employee at 64 to 1.  Industry experts recommend that 
property management firms should have ratios between 70-120 units per employee, indicating that 
this firm is poised for growth. 

 
16. Will management be provided on site?       Yes  No  
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a. If yes, form of management: 

  Resident Manager(s) - Number of units:        

  Management office (Business Hours Only) 
  Management office (24 hr) 

  Other, Describe:       

 
b. If no, describe your service area and how this project fits within your organization’s capacity. 

 
Campus Connection manages 50 units surrounding this area and has a nearly daily presence at  

this intersection.  Adding 6 units of this scope and location should not be challenging. 
 
17. List the names of key property management staff, their titles and their years of experience in affordable 

housing.  
 

Name Title  
(e.g., project manager, intake staff) 

Years Experience in 
Affordable Housing 

Charlie Durrant General Manager 7 

James St Clair Owner 7 

                  

 
 

Attachments 
 Development consultant agreement 
 Most recent audited financial statement and current year operating budget 

 

Please complete the following Excel form in Attachment D and place in this section: 
► Form 9, Identity of Interest Matrix 

 



Project Sponsor/Developer X

General Partner(s)

Party(ies) to a Joint Venture

Managing Member(s) of LLC X X

Company Member(s) and/or Manager(s) of LLC

Seller/Lessor of Land or Building(s) included in Project

General Contractor(s)

Project Management Consultant(s)

Engineer(s)

Architect(s)

Subcontractor(s)

Material Supplier(s)

Attorney(s)

Accountant(s)

Lender(s)

Property Manager(s) X X X

Syndicator(s)

Board Member(s)

Other: ___

Other: ___
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If any individual or entity for the Project is Controlled By, In Control Of, Affiliated With, a Related Party to, or has an Identity of Interest with any of the 

other individuals or entities for the Project, mark each applicable box with an "X."  If there is an "X" marked for any of the individuals or entities for the 

Project, include a detailed description of the relationships between the parties.
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Explanation of identified identities of Interest
- Jim St. Clair is an owner of property management 
company,  Campus Connection Property 
Mangement LLC.

- Jim St. Clair is a member of Liberty Housing Group 
LLC
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SECTION 10 
SERVICES 

 
Intake and Transition 

 
1. If in Section 3,  you indicated that your organization is working with a referral agency, describe their 

focus and service areas: 
 

Liberty Housing Group (LHG) is in the process of developing relationships with service providers, 
temporary veteran housing providers, and other members of the veteran support web within the 
Eugene-Springfield metro area in an effort offer permanent housing as a next-step to individuals and 
their households on the road to self-sufficiency. 
 
We anticipate being able to successfully team with a variety of organizations for referrals:  
HUD-VASH works with homeless veterans to provide housing placement, vouchers, and case 
management. HUD-VASH is regularly seeking housing for homeless, case-managed veterans and has 
expressed interest in being able to refer individuals to our wait list.  

 
Housing Our Veterans provides furnished, managed, and substance-free transitional housing while 
enabling veterans to obtain employment, SS benefits, Veterans benefits health insurance, put them 
in touch with agencies fit to assist their specific needs. We're currently working with HOV's owner, 
Lorie Perkins, to develop a relationship where we could provide permanent housing to individuals 
whom are ready to move beyond her transitional support homes.   
 
 
    

 
2. If in Section 3,  you indicated that your organization is NOT working with a referral agency, describe how 

individuals and families will find out about your program:  
 

      
 

a. If your organization intends to serve homeless individuals and families, indicate your 
expected client source (check all that apply): 

 Streets 
 Shelters 
 Hospitals 
 Jails 

 Other (please explain)       

 

3. Specify any imposed time limit on tenancy (i.e. up to 24 months for transitional housing). NA Months 

 
4. Explain how time-limited households will transition into permanent housing.  
 

N/A 
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Case Management and Other Services 
5. Describe your case management or services model and how it leads to housing stability and self-

sufficiency for the client.   
 

NA 
 

6. What are the proposed staffing levels (case manager to household ratio)?  
 

      case managers to       households 
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7. If services will be provided by another agency, provide the name of the organization that will provide 
the services, the roles and responsibilities of the agency, and who will be the lead.  
 

Service Provider Role/ Responsibility Lead at Service Provider 

Actively cultivating 
relationships and will update 
with addendums as we 
progress 

NA NA 

                  

                  

 
8. Describe how coordination of services will be handled.  

The management of Liberty Housing Group is actively cultivating relationships with service 
providers. As these connections and organizational service trees are tailored to our specific project, 
LHG will transition service coordination over to Campus Connection Property Management.  

 
 
Project Fit with Agency Mission  

 
9. Briefly describe how this project fits the organization’s mission and that of any project partner’s 

mission. 
 

Liberty Housing Group's mission is to acquire housing for the purpose of successfully serving the at-
need populations of our community - specifically targeting low-income veteran households. The 
Monroe has been designed to fit this mission and will serve as a model for future projects should its 
development be successful. 

 
Liberty Housing Group's mission alligns with multiple veteran and low-income service providers in 
the community. All are ultimately oriented to provide life-improvement solutions to at-need 
veterans.   

 
10. Describe your property management experience, or that of your proposed property manager entity, as 

it relates to working with the proposed population. 
 

Campus Connection Property Management has relevant experience working with tenants from all 
populations.  250 of the units are closer to campus and focus on students, the other 200 are spread 
throughout the community and include properties where tenants are receiving subsidies.   

 
Cultural Competency 
 
11. Explain how your organization will provide culturally competent services that meet the needs of the 

proposed population. 
 

NA  
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12. Describe how your organization’s staff and board reflect the population that will be served, and how 
your organization is working to broaden staff and board diversity and knowledge around cultural 
competency.  
 

Our organization's members all have family or friends who are serving or have served in the United 
States military. We recognize the significantly under-served need to support this population in the 
greater Eugene Springfield metro area. By fostering relationships with groups and service providers 
in the local veterans community, we hope to form a collaborative partnership that will enable us to 
better understand and provide for this population. 

 
 
Attachments 

 Memorandum of Understanding 

 Services funding commitment letters 

 




